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I. Proposal Description  

The applicant has requested a Critical Areas Land Use Permit to construct an approximately 

2,398 square-foot single-family residential structure within a regulated steep slope critical 

area, steep slope buffer, and steep slope structure setback.  The existing home and garage 

will be demolished, and the proposed improvements have been organized on site to utilize 

much of the existing developed and disturbed area.  This proposal also includes 

approximately 2,530 square feet of native restoration and mitigation planting within the steep 

slope, steep slope buffer, steep slope structure setback, and floodplain.  See Figure 1 below 

for site layout. 

 

Figure 1 

 
 

A Critical Areas Land Use permit is required to modify a critical area, critical area buffers, 

and critical area structure setbacks.  

 

Land Use Code (LUC) 20.25H.120.B prescribes a 50-foot critical area buffer from the 

surveyed top-of-slope.  The request is to permanently modify a portion of the steep slope 

critical area, buffer, and structure setback to construct a single-family residence and 

described appurtenances.  LUC 20.25H.125 allows for the modification of a critical area and 

critical area buffer through a critical areas report.  The critical areas report is a mechanism 

by which certain LUC requirements may be modified for a specific proposal. 

 

The critical areas report is intended to provide flexibility for sites where the expected critical 

areas functions and values are not present due to degraded conditions.  The steep slope 

critical area and buffer on the property are degraded in function and value because they 

lack the vegetative structural diversity found in higher-quality steep slope critical areas.  

Therefore, the steep slope critical area and buffer are currently not fully performing their 

water quality, erosion control and wildlife habitat functions.   
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II. Site Description, Zoning, Land Use, Shoreline Designation and Critical Areas 

 

A. Site Description 

The subject parcel is 11,151 square feet in size and has access to the Lake Sammamish 

shoreline along the eastern property boundary.  The parcel was developed with a 960 

square-foot single-family residence, detached garage, and driveway with connection to 

West Lake Sammamish Pkwy SE in 1928.  A steep slope critical area with an east-facing 

aspect exists in the middle of the property and continues off-site to the adjacent parcels 

to the north and south.  Floodplain associated to Lake Sammamish is also found in the 

eastern portion of the site.  Some native vegetation, including western redcedar (Thuja 

plicata), Douglas-fir (Pseudotsuga menziesii), salal (Gaultheria shallon), be7aked 

hazelnut (Corylus cornuta), tall Oregon grape (Mahonia aquifolium), sword fern 

(Polystichum munitum), and bracken fern (Pteridium aquilinum) can be found on-site but 

are mostly located adjacent to the property boundaries.  Himalayan blackberry (Rubus 

armeniacus), English ivy (Hedera helix), and non-native holy (Ilex spp.) inhabit patches 

of the steep slope and steep slope buffer.  See Figure 2 for more information. 

 

Figure 2 
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B. Zoning 

The property is zoned R-3.5, single-family residential.  See Figure 3 for a zoning map. 

 

Figure 3 

 
 

C. Land Use Context 

The site has a Comprehensive Plan Land Use Designation of SF-M (Single-Family 

Medium Density).  The site is bounded to the north, south, and west by single-family 

residential development, and to the east by Lake Sammamish.  See Figure 4 for 

Comprehensive Plan Map. 

 

Figure 4 
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D. Shoreline Environment Designation 

The site is located in the Shoreline Residential environment.  Per LUC 20.25E the 

purpose of the shoreline residential environment is to accommodate single or multifamily 

residential development and appurtenant structures. A shoreline residential environment 

designation is assigned to Bellevue shorelands which are predominantly characterized 

by residential development or are planned for residential development and exhibit 

moderate to low levels of ecological functions because of historic shoreline modification 

activities.  See Figure 5 for shoreline designation map. 

 

Figure 5 

 
 

E. Critical Areas Functions and Values 

 

i. Geologic Hazard Areas 

Geologic hazards pose a threat to the health and safety of citizens when commercial, 

residential, or industrial development is inappropriately sited in areas of significant 

hazard.  Some geologic hazards can be reduced or mitigated by engineering, design, or 

modified construction practices.  When technology cannot reduce risks to acceptable 

levels, building in geologically hazardous areas is best avoided (WAC 365-190). 

 

Steep slopes may serve several other functions and possess other values for the City 

and its residents. Several of Bellevue’s remaining large blocks of forest are located in 

steep slope areas, providing habitat for a variety of wildlife species and important 

linkages between habitat areas in the City.  These steep slope areas also act as conduits 
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for groundwater, which drains from hillsides to provides a water source for the City’s 

wetlands and stream systems.  Vegetated steep slopes also provide a visual amenity in 

the City, providing a “green” backdrop for urbanized areas enhancing property values 

and buffering urban development. 

 

ii. Floodplains 

The value of floodplains can be described in terms of both the hydrologic and ecological 

functions that they provide. Flooding of occurs when either runoff exceeds the capacity 

of rivers and streams to convey water within their banks, or when engineered stormwater 

systems become overwhelmed. Studies have linked urbanization with increased peak 

discharge and channel degradation (Dunne and Leopold 1978; Booth and Jackson 

1997; Konrad 2000). Floodplains diminish the effects of urbanization by temporarily 

storing water and mediating flow to downstream reaches. The capacity of a floodplain 

to buffer upstream fluctuations in discharge may vary according to valley confinement, 

gradient, local relief, and flow resistance provided by vegetation. Development within 

the floodplain can dramatically affect the storage capacity of a floodplain, impact the 

hydrologic regime of a basin and present a risk to public health and safety and to 

property and infrastructure.  

 

iii. Habitat Associated with Species of Local Importance 

The increase in human settlement density and associated intensification of land use 

known as urbanization has a profound and lasting effect on the natural environment and 

wildlife habitat (McKinney 2002, Blair 2004, Marzluff 2005, Munns 2006), is a major 

cause of native species local extinctions (Czech et al 2000), and is likely to become the 

primary cause of extinctions in the coming century (Marzluff et al. 2001a). Cities are 

typically located along rivers, on coastlines, or near large bodies of water. The 

associated floodplains and riparian systems make up a relatively small percentage of 

land cover in the western United States, yet they provide habitat for rich wildlife 

communities (Knopf et al. 1988), which in turn provide a source for urban habitat patches 

or reserves. Consequently, urban areas can support rich wildlife communities. In fact, 

species richness peaks for some groups, including songbirds, at an intermediate level 

of development (Blair 1999, Marzluff 2005).Protected wild areas alone cannot be 

depended on to conserve wildlife species. Impacts from catastrophic events, 

environmental changes, and evolutionary processes (genetic drift, inbreeding, 

colonization) can be magnified when a taxonomic group or unit is confined to a specific 

area, and no one area or group of areas is likely to support the biological processes 

necessary to maintain biodiversity over a range of geographic scales (Shaughnessy and 

O’Neil 2001). As well, typological approaches to taxonomy or the use of indicators 

present the risk that evolutionary potential will be lost when depending on reserves for 

preservation (Rojas 2007). Urban habitat is a vital link in the process of wildlife 

conservation in the U.S.  

 

Properties within the Shoreline and Critical Area Overlays are part of the city’s shoreline 

master program and are classified as environmentally sensitive.  The master program 
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recognizes the site as a shoreline residential environment subject to the provisions of 

the City’s Shoreline Master Program as discussed below. 

 

 

III. Consistency with Land Use Code Requirements: 

 

A. Zoning District Dimensional Requirements: 

The site is located in the R-3.5 zoning district.  Development of a single-family residence 

is consistent with the allowed development of this zoning district. The plans submitted 

generally demonstrate conformance with zoning dimensional standards.  As part of the 

Building Permit conformance with the dimensional standards will be confirmed at time 

of Building Permit review. See Section IX for condition of approval associated with LUC 

20.20.010 compliance. 

 

R-3.5 Allowed Proposed Complies 

Front Setback 20 feet* 15 feet 

*LUC 20.25H.040.B 

Allows modification 

of front setback 

standard.  Proposal 

does not qualify for 

this modification 

See condition of 

approval for setback. 

Rear Setback 25 feet 60 feet Can comply 

Side Setback 5 feet 7.5 feet Can comply 

Combined Side 15 feet 15 feet Can comply 

Lot Coverage 35% 34.8% Can comply 

Impervious Surface 50% 46.3% Can comply 

Greenscape 50% 46.3% 

Greenscape 

calculated based on 

front setback.  Full 

width of 20 feet is 

applicable.  See 

Section IX for 

condition of approval 

for greenscape. 

 

B. Consistency with Shoreline Master Plan Requirements 

Single-family development and necessary appurtenances within the shoreline overlay 

area are exempt from shoreline substantial development.  No structure or hardscape 

improvements are proposed within the 50-foot structure setback/shoreline vegetation 

conservation area (SVCA) under this permit.  Vegetation alteration and changes in cover 

within the (SVCA) are subject to no net loss analysis.  Tree removal, hazard or 
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otherwise, with the SVCA is subject to the requirements of LUC 20.25E.065, including, 

but not limited to, mitigation and documentation. A separate shoreline exemption will be 

required for approval prior to approval of construction permitting.  See Section IX for 

condition of approval associated with Shoreline Exemption Permit requirements. 

 

C. Consistency with Land Use Code Critical Areas Performance Standards: 

The City of Bellevue Land Use Code Critical Area Overlay District (LUC 20.25H) 

establishes performance standards and procedures that apply to development on any 

site which contains in whole or in part any portion designated as critical area, critical 

area buffer, or structure setback from a critical area buffer.  This site contains a steep 

slope with a 50-foot buffer and a 75-foot toe-of-slope structure setback.  The project is 

subject to the following performance standards which are reviewed below. 

 

D. Consistency with Performance Standards for Steep Slopes 20.25H.125 

Development within a landslide hazard, steep slope critical area, or the critical area 

buffers of such hazards shall incorporate the following additional performance standards 

in design of the development, as applicable.  The requirement for long-term slope 

stability shall exclude designs that require regular and periodic maintenance to maintain 

their level of function. 

 

1. Structures and Improvements shall minimize alterations to the natural contour 

of the slope, and foundations shall be tiered where possible to conform to 

existing topography; 

The proposed single-family structure includes minimal alteration to the existing 

grade outside the footprint area and has been designed to utilize all areas of existing 

single-family improvements (structure, walkways, driveway, etc.) to minimize 

impacts to the slope and slope buffer.  The foundation for the single-family residence 

has been designed in a stepped configuration to further minimize alteration. 

 

2. Structures and improvements shall be located to preserve the most critical 

portion of the site and its natural landforms and vegetation; 

Structures and improvements have been located over degraded portions of the steep 

slope critical area, buffer and structure setback to avoid impacts to the SVCA, 

shoreline structure setback, and 100-year floodplain.  The configuration of the new 

single-family home and improvements minimizes the non-hazard tree removal to five 

(5) trees (1-9” Scots pine, 1-7” western redcedar, 2-11” Leyland cypress, 1-20” 

Alaska yellow cedar).  See Section IX for condition of approval associated with non-

hazardous tree removal. 

 

3. The proposed development shall not result in great risk or a need for increased 

buffers on neighboring properties; 

The geotechnical review of the project found the project, as designed, to have “no 

net increase in risk to critical areas or adjacent properties.  Increased buffers are not 

warranted at this time.” (attachment 4, pg. 5). See Section IX for conditions of 

approval associated with geotechnical documentation, inspections, and hold 
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harmless agreement required for construction permit approval.  

 

4. The use of retaining walls that allow the maintenance of existing natural slope 

area is preferred over graded artificial slopes where graded slopes would 

result in increased disturbance as compared to use of retaining walls; 

Foundation walls have been proposed to retain existing contours or the steep slope 

outside of the footprint to the maximum extent possible. 

 

5. Development shall be designated to minimize impervious surfaces within the 

critical area and critical area buffer. 

Development has been organized such that more than 90% of the existing 

disturbance area will be utilized, this includes the original driveway area and existing 

home footprint.   

 

6. Where change in grade outside the building footprint is necessary, the site 

retention system should be stepped and regarding should be designed to 

minimize topographic modification.  On slopes in excess of 40 percent, 

grading for yard area may be disallowed where inconsistent with this criteria; 

Changes in grade outside of the foundation have been limited to access and 

maintenance around the single-family structure.  No yard area is proposed within the 

steep slope or buffer.  Temporary shoring is proposed on the north, south, and west 

sides of the structure, and areas affected by temporary shoring outside of the 

footprint will have grades restored. 

 

7. Building foundation walls shall be utilized as retaining walls rather than 

rockeries or retaining structures built separately and away from the building 

wherever feasible.  Freestanding retaining devices are only permitted when 

they cannot be designed as structural elements of the building foundations. 

Foundation walls have been utilized to the greatest extent in this design to provide 

greater safety and stability to the existing steep slope. 

 

8. On slopes in excess of 40 percent, use of pole-type construction which 

conforms to the existing topography is required where feasible.  If pole-type 

construction is not technically feasible, the structure must be tiered to 

conform to the existing topography and to minimize topographic modification; 

Geotechnical analysis has found “pole foundations are not feasible…” (attachment 

4, pg. 6) and the site has been designed with a tiered foundation with geotechnical 

recommendations. 

 

9. On slopes in excess of 40 percent, piled deck support structures are required 

where technically feasible for parking or garages over fill-based construction 

types; and 

The proposal utilizes a garage incorporated into the main structure and supported 

using recommended foundation walls.  No fill-based construction is proposed. 
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10. Areas of new permanent disturbance and all areas of temporary disturbance 

shall be mitigated and/or restored pursuant to a mitigation and restoration 

plan meeting the requirements of LUC 20.25H.210. 

A mitigation and restoration plan (attachment 2) containing 2,530 square feet of 

native planting and meeting the requirements of LUC 20.25H.210 has been 

submitted within this request. See Section IX for condition of approval associated 

with temporary restoration and mitigation plans required for construction permit 

approval.  

 

E. Consistency with Critical Areas Report LUC 20.25H.230 

The applicant supplied a complete critical areas report (attachment 3, in file) prepared 

by Altmann Oliver Associates, LLC, a qualified professional.  The report met the 

minimum requirements in LUC 20.25H.250. 

 

F. Consistency with Critical Areas Report LUC 20.25H.140 & 20.25H.145 

Modification of a steep slope and steep slope buffer requires a critical areas report as 

part of the application for a Critical Area Land Use Permit.  The applicant has obtained 

the services of a qualified geotechnical engineering company to study the site and 

document the observed conditions.  Staff has reviewed the following documents: 

 

Geotechnical Review and Additional Recommendations (June 22, 2020) prepared by 

Phil Haberman, PE, LG, LEG Principal (attachment 4, in file) 

 

The geotechnical analysis documented existing site conditions and documents “…no 

evidence of severe erosion, exposed soils, hummocky terrain, or other signs of landslide 

activity.”  The geotechnical engineer also provided recommendations for foundation and 

foundation wall construction, seismic construction, and drainage. See Section IX for 

conditions of approval, and for information on requirements for geotechnical monitoring 

and hold harmless letter submittal. 

 

 

IV. Public Notice and Comment 

 

Application Date: June 25, 2020 

Public Notice (500 feet):  July 30, 2020 

Minimum Comment Period: August 13, 2020 

 

The Notice of Application for this project was published in the City of Bellevue weekly permit 

bulletin on July 30, 2020. It was mailed to property owners within 500 feet of the project site.  

No comments have been received from the public as of the writing of this staff report.  

 

 

 

 



Captain Residence  
20-110765-LO 
Page 10 

 

V. Summary of Technical Reviews 

 

Clearing and Grading: 

The Clearing and Grading Division of the Development Services Department has reviewed 

the proposed development for compliance with Clearing and Grading codes and standards.  

The Clearing and Grading staff found no issues with the proposed development.  A Building 

Permit with Clearing and Grading review is required, and the application must contain a 

letter from the project geotechnical engineer verifying the construction plans meet the 

recommendations contained within this report.  The project will require geotechinical 

inspection and is subject to Clearing & Grading rainy season restrictions.  See Section IX 

for conditions of approval associated with Building Permit requirements, inspection 

requirements, and rainy season restrictions. 

 

Utilities: 

The Utilities Division of the Development Services Department has reviewed the proposed 

development for compliance with Utilities codes and standards.  The Utilities staff found no 

issues with the proposed development 

 

 

VI. State Environmental Policy Act (SEPA) 

The proposal is exempt from SEPA review, per WAC 197-11-800 and BCC 22.01.032.  

Construction of a single-family residence, even when located in a critical area, is a 

categorical exemption. 

 

 

VII. Decision Criteria 

 

A. Critical Areas Report Decision Criteria-Proposals to Reduce Regulated Critical 

Area Buffer LUC 20.25H.255. 

The Director may approve, or approve with modifications, a proposal to reduce the 

regulated critical area buffer on a site where the applicant demonstrates: 

 

1. The proposal includes plans for restoration of degraded critical area or critical 

area buffer functions which demonstrate a net gain in overall critical area or 

critical area buffer functions;  

 

Finding:  The proposal includes plans for restoration of a degraded steep slope, steep 

slope buffer, steep slope structure setback, and floodplain areas currently containing an 

existing single-family residence, storage structure, and non-native, invasive vegetation 

with approximately 2,530 square feet of native vegetation.  In addition to the permanent 

modifications to the critical areas, buffers and structure setbacks, mitigation for five (5) 

non-hazardous trees will be required.  Restoration activities will result in overall net gain 

in critical area and critical area buffer functions by increasing slope stability and 

preventing erosion in the steep slope critical area and steep slope critical area buffer.  

The improvements will also provide future opportunity for habitat in steep slope, steep 
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slope buffer, floodplain, and shoreline vegetation conservation area (SVCA). 

 

2. The proposal includes plans for restoration of degraded critical area or critical 

area buffer functions which demonstrate a net gain in the most important critical 

area or critical area buffer functions to the ecosystem in which they exist;  

 

Finding:  The proposed restoration plan will result in overall net gain in critical area and 

critical area buffer functions to the ecosystem by removing invasive species; increasing 

native species diversity; and improving native species habitat for the steep slope, steep 

slope buffer, floodplain, and SVCA. 

 

3. The proposal includes a net gain in stormwater quality function by the critical 

area buffer or by elements of the development proposal outside of the reduced 

regulated critical area buffer;  

 

Finding:  The proposal includes approximately 2,530 square feet of native vegetation 

within the steep slope, steep slope buffer, steep slope structure setback, SVCA, and 

floodplain and will provide stormwater quality improvements of natural water drainage 

towards Lake Sammamish.  This does not include approximately 1,000 square feet of 

native vegetation to be installed within the first 10 feet landward of the Lake Sammamish 

ordinary high water mark (OHWM) as part of the approved dock permit (19-124129-BR). 

 

4. Adequate resources to ensure completion of any required restoration, 

mitigation and monitoring efforts;  

 

Finding:  This is a proposal to impact a steep slope critical area and to reduce a steep 

slope buffer and structure setback. The applicant is proposing mitigation proportional to 

the anticipated impact and has included a mitigation and restoration plan with the 

proposal. To ensure installation and appropriate maintenance of the proposed and 

required mitigation the applicant is required to submit a financial security device meeting 

the requirements of LUC 20.40.490. Mitigation measures must be installed before 

occupancy is granted and maintenance of required plantings is required for a period of 

five years.  See Section IX for condition of approval associated with assurance device 

requirements.  

 

5. The modifications and performance standards included in the proposal are not 

detrimental to the functions and values of critical area and critical area buffers 

off-site; and 

 

Finding:  The proposed single-family residence has been designed to utilize more than 

90% of the existing single-family improvements.  The requested modification of 

approximately 1,912 square feet (not including exempted footprint of existing primary 

structure) has been mitigated by restoring the degraded steep slope, steep slope buffer, 

steep slope structure setback, floodplain and SVCA on-site with approximately 2,530 

square feet of native trees, shrubs, and groundcovers, including tree mitigation for 
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proposed removal of five (5) non-hazardous trees.  Installation of native vegetation will 

rehabilitate the degraded conditions of the steep slope, steep slope buffer, and 

floodplain and SVCA, and assist in mitigating stormwater runoff created by this project.  

 

6. The resulting development is compatible with other uses and development in 

the same land use district. 

 

Finding:  The proposal to construct a new single-family residence maintains 

consistency with the surrounding residential land use district. 

 

B. Critical Areas Land Use Permit Decision Criteria 20.30P 

The Director may approve or approve with modifications an application for a critical 

areas land use permit if: 

 

1. The proposal obtains all other permits required by the Land Use Code;  

 

Finding:  The applicant must obtain required development permits.  A construction 

permit is required.  See Section IX for condition of approval associated with required 

permitting. 

 

2. The proposal utilizes to the maximum extent possible the best available 

construction, design and development techniques which result in the least impact 

on the critical area and critical area buffer; 

 

Finding:  The single-family residential structure, foundation wall, and native landscaping 

utilize the best available construction, design, and development techniques.  Degraded 

steep slope, steep slope buffer, steep slope structure setback, floodplain, and SVCA 

conditions have been documented, and will be addressed through the mitigation and 

restoration landscaping to increase the level of function of the steep slope critical area, 

steep slope buffer, and floodplain. 

 

3. The proposal incorporates the performance standards of Part 20.25H to the 

maximum extent applicable, and ; 

 

Finding:  As discussed in Section III of this report, the applicable performance standards 

of LUC Section 20.25H are being met. 

 

4. The proposal will be served by adequate public facilities including street, fire 

protection, and utilities; and; 

 

Finding:  The proposed activity will not impact public facilities and adequate services 

are available to serve the proposed project. 
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5. The proposal includes a mitigation or restoration plan consistent with the 

requirements of LUC Section 20.25H.210; and  

 

Finding:  The proposal seeks modification for the steep slope, steep slope buffer, and 

steep slope structure setback to facilitate construction of a single-family residential 

structure.  Included with this proposal is a mitigation plan which provides approximately 

2,530 square feet of native plantings to restore a degraded steep slope, steep slope 

buffer, floodplain, SVCA, and non-hazardous trees proposed for removal.  The applicant 

is required to follow the recommendation included in the project geotechnical report, 

which shall be verified by an inspection made by a qualified engineer.  See Section IX 

for conditions of approval associated with temporary restoration and mitigation plan 

requirements. 

 

6. The proposal complies with other applicable requirements of this code. 

 

Finding:  As discussed in Section III and V of this report, the proposal complies with all 

other applicable requirements of the Land Use Code.  

 

 

VIII. Conclusion and Decision 

After conducting the various administrative reviews associated with this proposal, 

including Land Use Code consistency, SEPA, City Code and Standard compliance 

reviews, the Director of the Development Services Department does hereby approve 

with conditions the proposal to modify the steep slope critical area, steep slope buffer, 

and steep slope structure setback at 1258 W Lake Sammamish Pkwy SE.  

 

Note- Expiration of Approval: In accordance with LUC 20.30P.150 a Critical Areas 

Land Use Permit automatically expires and is void if the applicant fails to file for a 

Clearing and Grading Permit, Building Permit, or other necessary development permits 

within one year of the effective date of the approval.   

 

 

IX. Conditions of Approval 

 

The applicant shall comply with all applicable Bellevue City Codes and 

Ordinances including but not limited to: 

 

Applicable Ordinances Contact Person 

Clearing and Grading Code - BCC 23.76 Savina Uzunow, 425-452-7860 

Utilities Code - BCC 24 Jason Felgar, 425-452-7851 

Land Use Code - BCC 20.25H David Wong, 425-452-4282 

 

The following conditions are imposed under the Bellevue City Code or SEPA 

authority referenced: 
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1. Building Permit:  Approval of this Critical Areas Land Use Permit does not 

constitute an approval of a development permit.  A Building Permit for the single-family 

residential structure and appurtenances is required. All dimensional standards will be 

confirmed at the time of building permit review.  Building Permit must include Clearing 

and Grading review. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: David Wong, Land Use 

 

2. Shoreline Exemption:  Approval of this Critical Areas Land Use Permit does not 

constitute an approval of a Shoreline permit.  A Shoreline Exemption for the single-family 

residential structure and appurtenances is required.  Issuance of a Shoreline Exemption 

must occur at the same time or prior to Building Permit approval and the application shall 

include designs compliant with the required standards in LUC 20.25E.065 and other 

applicable codes and policies within the city’s Shoreline Master Program. 

 

Authority: Land Use Code 20.25E.170 

Reviewer: David Wong, Land Use 

 

3. Approved Modifications:  The steep slope critical area, steep slope buffer, and 

steep slope structure setback modifications approved are for the construction of the 

single-family residential structure only as depicted in the project site plan (Attachment 

1), and does not authorize additional site changes outside of this project scope.  The 

modifications do not allow future structures or improvements to be located in the critical 

areas, buffers, or structure setbacks without approval of a Critical Areas Land Use 

Permit and geotechnical evaluation. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: David Wong, Land Use 

 

4. Front Yard Setback and Greenscape:  The front yard setback applied shall be the 

full 20 feet as required by LUC 20.20.010 for properties zoned R-3.5.  The project shall 

provide at least 50% greenspace based on the front setback area.  Conformance with 

these requirements is required for Building Permit approval. 

 

Authority: Land Use Code 20.20.010, 20.25H.040 

Reviewer: David Wong, Land Use 

 

5. Geotechnical Recommendations:  The project shall be constructed per the 

recommended procedures and practices in the geotechnical report dated June 22, 2020.  

A letter of record from the geotechnical engineer shall be provided prior to issuance of 

the Building Permit verifying the construction plans are in conformance with the 

recommendations provided in the above geotechnical report. 
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Authority: Land Use Code 20.30P.140, Clearing & Grading Code 23.76.050 

Reviewer: David Wong, Land Use; Savina Uzunow, Clearing & Grading 

 

6. Mitigation and Restoration Planting:  Plans submitted for the building permit must 

provide 2,530 square feet of restoration planting that adheres to the minimum standards 

found in the City of Bellevue’s Critical Areas Handbook.  In addition, five (5) native trees 

shall be planted as mitigation of five (5) non-hazard trees within the steep slope or the 

buffers associated with the slope. 

 

Authority: Land Use Code, 20.30P.140 

Reviewer: David Wong, Land Use 

 

7. Rainy Season restrictions: Due to the proximity to steep slope critical area and 

Lake Sammamish, no clearing and grading activity may occur during the rainy season, 

which is defined as October 1 through April 30 without written authorization of the 

Development Services Department.  Should approval be granted for work during the 

rainy season, increased erosion and sedimentation measures, representing the best 

available technology must be implemented prior to beginning or resuming site work. 

 

Authority:  Bellevue City Code 23.76.093.A,  

Reviewer: Savina Uzunow, Clearing and Grading 

 

8. Maintenance and Monitoring:  The mitigation and restoration areas shall be 

maintained and monitored for five (5) years.  Annual monitoring reports are to be 

submitted to Land Use each of the five years at the end of each growing season or 

December 31st.  Photos from selected points, determined by the City during the pre-

construction inspection, will be included in the monitoring reports to document the 

planting.  The following schedule and performance standards apply and are evaluated 

in the report each year: 

 

Year 1 (from date of plant installation) 

100% survival of all install plants or replanting in following dormant season to reestablish 

100% 

15% minimum woody vegetative coverage 

10% maximum coverage of invasive plants in planting area 

 

Year 2 (from date of plant installation) 

85% survival of all install plants and 100% of all trees or replanting in the following 

dormant season to reestablish 100% 

20% minimum woody vegetative coverage 

10% maximum coverage of invasive plants in planting area 
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Year 3-5 (from date of plant installation) 

85% survival of all install plants and 100% of all trees or replanting in the following 

dormant season to reestablish 100% 

25% (yr. 3) and 40% (yr. 5) minimum woody vegetative coverage 

10% maximum coverage of invasive plants in planting area 

 

The reports along with a copy of the planting plan can be sent to David Wong at 

dwong@bellevuewa.gov or to the address below: 

 

Environmental Planning Manager 

Development Services Department 

City of Bellevue 

PO Box 90012 

Bellevue, WA 98009-9012 

 

 Authority: Land Use Code 20.30P.140; 20.25H.220 

 Reviewer: David Wong, Land Use 

 

9. Planting Cost Estimate: A cost estimate for the proposed mitigation and restoration 

plant installation must be submitted prior to Building Permit issuance. 

 

Authority: Land Use Code 20.30P.160 

Reviewer: David Wong, Land Use 

 

10. Maintenance Surety:  A maintenance surety, based on the cost estimate above is 

required and shall equal 20 percent of the cost of the plants, materials, and installation, 

or 100% of the cost of maintenance contract.  The maintenance surety is required prior 

to Building Permit issuance. 

 

Authority: Land Use Code 20.30P.140 

Reviewer: David Wong, Land Use 

 

11. Hold Harmless Agreement: The applicant shall submit a hold harmless agreement 

in a form approved by the City Attorney which releases the City from liability for any 

damage arising from the location of improvements within a critical area, critical area 

buffer, and critical area structure setback in accordance with LUC 20.30P.170.  The hold 

harmless agreement is required to be recorded with King County prior to clearing and 

grading permit issuance.  Staff will provide the applicant with the hold harmless form. 

 

Authority: Land Use Code 20.30P.170 

Reviewer: David Wong, Land Use 
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12. Clearing Limits and Temporary Erosion & Sedimentation Control: Prior to the 

initiation of any clearing or grading activities, clearing limits  and the location of all 

temporary erosion and sedimentation control measure shall be field staked for approval 

by the on-site clearing and grading inspector. 

 

Authority: Clearing & Grading Code 23.76.060 & 23.76.090 

Reviewer: Savina Uzunow, Clearing & Grading 

 

13. Geotechnical Monitoring and Inspection: The project geotechnical engineer of 

record or his representative must be on site during critical earthwork operations.  The 

geotechnical engineer must monitor and test soil cuts and fills, subgrades for footings 

and retaining walls, utility trench backfill, and any unusual seepage, slope, or subgrade 

conditions. 

 

Authority: Clearing & Grading Code 23.76.050 

Reviewer: Savina Uzunow, Clearing & Grading 
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GENERAL NOTES LOT ZONING

LOT COVERAGEIMPERVIOUS AREATREE RETENTION

NORTH

10 10 20

SCALE 1" = 10'-0"

0

FEET

SIGNIFICANT TREE DESIGNATED FOR REMOVAL

LOT ZONING:

GROSS LOT AREA:

NET LOT AREA:

STEEP SLOPE AREA:

FEMA AREA:

MAX LOT COVERAGE:

MAX IMPERVIOUS:

MAX BUILDING HEIGHT:

MIN. GREENSCAPE:

FRONT YARD SETBACK (STREET): 

SIDE YARD SETBACKS:

SHORELINE SETBACK:

R-3.5

11,908 sf (PER SURVEY)

6,852 sf (MINUS CRITICAL AREAS)

1,735 sf

3,322 sf

35% (NET LOT AREA)

50% (GROSS LOT AREA)

30' (FROM AVG. EXIST. GRADE)

50% (IN FRONT YARD SETBACK)

20'

5' MIN. (15' COMBINED)

50'

FAR THRESHOLD
DESCRIPTION: ALL FLOOR AREAS BOUNDED BY THE EXTERIOR FACES 

OF THE BUILDING. INCLUDES FLOOR AREA OF THE HOUSE, GARAGE,  

STAIR CASES, ETC. DOES NOT INCLUDE COVERED OR UNCOVERED 

PATIOS, OR UNHEATED STORAGE SPACES. STAIRS SHALL BE 

COUNTED AS A SINGLE FLOOR FOR THE FIRST STORY, AND 50% FOR 

THE 2ND STORY.

1. ALL ROOF DRAINS AND FOOTING DRAINS SHALL BE SEPARATED. 

TIGHTLINE EACH TO STORM DRAINAGE SYSTEM AS REQUIRED. 

SEE DRAINAGE NOTES.

2. ALL EXCAVATED MATERIALS SHALL BE IMMEDIATELY REMOVED 

FROM THE SITE AND HAULED TO AN APPROVED DUMP SITE.

3. SEE DRAWINGS A0.2 & A0.3 FOR ADDITIONAL INFORMATION 

REGARDING DRAINAGE AND TESC MEASURES.

4. DISCONNECT AND PROTECT EXISTING SANITARY SEWER STUB. 

RECONNECT TO EXISTING STUB.

5. DISCONNECT ALL OTHER UTILITIES, PROTECT FROM DAMAGE 

DURING CONSTRUCTION. RECONNECT TO EXISTING UTILITIIES.

6. ANY ROCK OR KEYSTONE RETAINING WALLS OVER 4 FEET IN 

HEIGHT SHALL BE ENGINEERED BY THE INSTALLER IN 

ACCORDANCE WITH LOCAL CODES.

7. ALL SITE AND FOUNDATION WORK SHALL BE REVIEWED AND 

MONITORED BY THE GEOTECHNICAL ENGINEER TO VERIFY 

COMPLIANCE WITH THE DESIGN CRITRIA.

DEMO NOTES BELLEVUE LUC 20.20.010

1. INSTALL SILT FENCING AND TREE PROTECTION BEFORE 

BEGINNING ANY WORK ON SITE.

2. DISCONNECT AND CAP ALL EXISTING UTILITIES AS REQUIRED BY 

THE SERVING UTILITY AND CITY.

3. COMPLETE RODENT CONTROL PROGRAM (IF REQ'D).

4. COMPLETE ASBESTOS ABATEMENT PROGRAM.

5. DEMOLISH EXISTING SINGLE FAMILY DWELLING COMPLETELY. 

SEE SITE PLAN FOR SCOPE OF STRUCTURE DEMOLITION.  

6. REMOVE ALL LANDSCAPE STRUCTURES TO THE EXTENT POSSIBLE 

WHILE PROTECTING THE SIGNIFICANT TREES TO REMAIN.

7. REMOVE ALL DEBRIS FROM THE SITE AND DISPOSE OFF-SITE IN 

A LEGAL MANNER.

8. SEE DRAWINGS A0.1 & A0.2 FOR ADDITIONAL INFORMATION 

REGARDING DRAINAGE AND TESC MEASURES.

TOTAL HEATED AREA: 4,708 SF

BUILDING AREA CALCS

LEVEL DESCRIPTION AREA HEATED

BEACH BAR FLOOR AREA 867 SF YES

MID FLOOR FLOOR AREA 1,274 SF YES

MAIN FLOOR FLOOR AREA 1,416 SF YES

MAIN FLOOR GARAGE 568 SF

UPPER FLOOR FLOOR AREA 1,151 SF YES

GROSS FLOOR AREA 5,276 SF

DESCRIPTION: ROOFS, DRIVEWAYS, 

PARKING (INCL. GRAVEL), PAVED 

SIDEWALKS, DECKS, PATIOS AND ANY 

OTHER STRUCTURE/SURFACE THAT 

PREVENTS WATER FROM ENTERING 

NATURAL CONDITIONS.

IMPERVIOUS

ALLOWED (50%): 5,954 sf

DESCRIPTION: BUILDING 

FOOTPRINT (EXCL. 18" EAVES) AT 

GRADE MEASURED TO THE 

EXTERIOR WALLS, STRUCTURES 

OVER 30" INCLUDING COVERED 

DECKS/PATIOS.

NOTES:

ON SINGLE-FAMILY LOTS, ROCKERIES 

AND RETAINING WALLS 30 INCHES OR 

GREATER IN HEIGHT MAY EXTEND INTO 

SETBACKS ESTABLISHED BY LUC 

20.20.010; PROVIDED, THAT THE 

EXISTING GRADE CHANGE IS SUCH 

THAT NO FEASIBLE ALTERNATIVE TO 

LOCATION OR HEIGHT EXISTS. IN ANY 

EVENT, THE CRITICAL AREA BUFFER 

AND STRUCTURE SETBACKS OF LUC 

20.25H.035 APPLY. 

FLOOR ELEVS.

OFFICE FLOOR 73'-5 1/8"

UPPER FLOOR 68'-0 5/8"

GARAGE FLOOR 63'-3 3/8"

MAIN FLOOR 58'-0"

MID FLOOR 48'-0"

LOWER FLOOR 41'-6"

BEACH BAR 39'-0"

ROOF 2,692 SF

DRIVEWAY 1,705 SF

PATIO 735 SF

SIDEWALK 1 136 SF

STAIR 1 134 SF

STAIR 2 96 SF

SIDEWALK 2 19 SF

TOTAL 5,516 SF

GREENSPACE

FRONT YARD AREA:

REQ'D (50%):

EXISTING (32%): 

PROVIDED (62%):

975 sf

488 sf

417 sf

600 sf

BUILDING HEIGHT

POINT

1A

1B

1C

1D

1E

1F

1G

1H

1i

TOTAL:

AVG. GRADE 1: 59.3'

(533.7' / 9)
MAX BLDG. HT 1: 94.3'

40' MAX FACADE: FOR COMPLIANCE SEE ELEVATION A3.1 

POINT

2A

2B

2C

2D

2E

2F

2G

2H

2i

2J

2K

POINT

2L

2M

2N

2O

2P

2Q

2R

2S

2T

2U

TOTAL:

AVG. GRADE 2: 48.4'

(968.0' / 20)
MAX BLDG. HT 2: 78.4'

ELEVATION

63.4'

55.3'

51.6'

51.6'

55.8'

63.2'

64.3'

64.7'

63.8'

533.7'

ELEVATION

51.5'

45.0'

40.4'

38.8'

37.8'

37.7'

37.8'

38.0'

38.2'

41.0'

41.5'

ELEVATION

41.8'

43.5'

48.0'

53.0'

57.0'

59.0'

59.0'

54.0'

53.0'

52.0'

968.0'

SEGMENT 1 SEGMENT 2

DESCRIPTION: POINTS ARE MEASURED AT 10' INCREMENTS 

AROUND THE PERIMETER OF EACH BUILDING SEGMENT. 

ELEVATIONS ARE MEASURED FROM EXISTING GRADE. MAX HEIGHT 

IS 30' (FLAT ROOFS) OR 35' (GABLED ROOFS). 

PER BELLEVUE LAND USE CODE 20.20.900 F.  RETENTION OF 

SIGNIFICANT TREES FOR NEW OR EXPANDING SINGLE-FAMILY 

STRUCTURES, THE REQUIRED MINIMUM RETENTION IS 30% OF 

THE DIAMETER INCHES OF EXISTING SIGNIFICANT TREES 

WITHIN THE SITE AREA. 

THERE IS CURRENTLY A TOTAL OF 234 DIAMETER INCHES, 

REQUIRING A MINIMUM RETENTION OF 70 DIAMETER INCHES.  

THE PLAN IS TO RETAIN TREES #1, #4, #5, #6, #7, #8, #12, #13, 

#14, #15 & #16 WHICH COMPRISE 139 INCHES AND SATISFY 

THE TREE DENSITY REQUIREMENT.  ACTUAL RETENTION IS 59% 

OF THE TOTAL DIAMETER INCHES. 

FOR ADDITIONAL INFORMATION, REFER TO ARBORIST REPORT 

BY LAYTON TREE CONSULTING DATED DECEMBER 6, 2019. 

LEGEND:

GROSS FLOOR AREA:

LAND AREA:

FAR CALC (FLOOR AREA / LAND AREA)
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PR
O

JE
C

T
D

R
A

W
N

D
A

TE

SC
A

LE

R
EV

IS
ED

La
nd

sc
ap

e
A

rc
hi

te
ct

ur
e

AO
A

En
vi

ro
nm

en
ta

l
Pl

an
ni

ng
 &

O
ff

ic
e 

(4
25

) 3
33

-4
53

5
PO

 B
ox

 5
78

C
ar

na
tio

n,
 W

A
 9

80
14

Fa
x 

(4
25

) 3
33

-4
50

9

A
ltm

an
n 

O
liv

er
 A

ss
oc

ia
te

s, 
LL

C

52
85

-M
IT

-1
2-

03
-2

0.
dw

g

AutoCAD SHX Text
SO

AutoCAD SHX Text
AS NOTED

AutoCAD SHX Text
6-24-20

AutoCAD SHX Text
5285

AutoCAD SHX Text
FIGURE

AutoCAD SHX Text
BUFFER MITIGATION PLAN

AutoCAD SHX Text
1258 W. LAKE SAMMAMISH PKWY. SE

AutoCAD SHX Text
BELLEVUE, WASHINGTON

AutoCAD SHX Text
12-03-20

AutoCAD SHX Text
CAPTAIN RESIDENCE

AutoCAD SHX Text
PARCEL 9253900150

AutoCAD SHX Text
10/10

AutoCAD SHX Text
10: MAINTENANCE & MONITORING PLAN

AutoCAD SHX Text
MAINTENANCE & MONITORING PLAN

AutoCAD SHX Text
CONSTRUCTION MANAGEMENT 1.  Prior to commencement of any work in the steep slope and shoreline setback enhancement areas, the clearing limits will be staked and all existing vegetation to be saved will be clearly marked.  A pre-installation meeting will be held at the site to review and discuss all aspects of the project with the owner.   2. A biologist will supervise plan implementation during construction to ensure that objectives and specifications of the steep slope and shoreline setback enhancement plan are met.   3. Any necessary significant modifications to the design that occur as a result of unforeseen site conditions will be jointly approved by the City of Bellevue and the biologist prior to their implementation.   MONITORING METHODOLOGY 1.  The monitoring program will be conducted twice yearly (in the beginning and end of the growing season) for a period of five years, with reports submitted annually (at the end of the growing season) to the City of Bellevue. 2. Vegetation establishment within the steep slope and shoreline setback enhancement areas will be monitored during each field visit with a record kept of all plant species found.     3. Photo-points will be established from which photographs will be taken throughout the monitoring period.  These photographs will document general appearance and progress in plant community establishment in the enhancement areas.  Review of the photos over time will provide a semi-quantitative representation of success of the enhancement plan. PERFORMANCE STANDARDS Success of plant establishment within the steep slope and shoreline setback enhancement areas will be evaluated on the basis of percent survival of planted species.   1.  Native woody cover will be a minimum of; 10% at construction completion, 15% at year 1, 20% at year 2, 25% at year 3 and 40% at year 5. 2. There will be 100% survival of all woody planted species throughout the mitigation planted area at the end of the first year of planting.  For years 2-5, success will be based on an 85% survival rate or similar number of recolonized native woody plants. 3. Exotic and invasive plant species will be maintained at levels below 10% total cover.  Removal of these species will occur immediately following the monitoring event in which they surpass the above maximum coverage.  Removal will occur by hand whenever possible. MAINTENANCE (M) & CONTINGENCY (C) 1.  Established performance standards for the project will be compared to the monitoring results in order to judge the success of the enhancement project.   2. Contingency will include many of the items listed below and would be implemented if these performance standards are not met.   3. Maintenance and remedial action on the site will be implemented immediately upon completion of the monitoring event, (unless otherwise specifically indicated below). - replace dead plants with the same species or a substitute species that meet the goal of the enhancement plan (C) - re-plant areas after reason for failure has been identified (e.g., moisture regime, poor plant stock, disease, shade/sun conditions, wildlife damage, etc.) (C) - irrigate following plant installation for five years (M) PERFORMANCE BOND 1.  A performance bond or other surety device will be posted with the City of Bellevue by the applicant to cover the costs of steep slope and shoreline setback enhancement plan implementation (including labor, materials, maintenance, and monitoring).   2. The bond or assignment may be released in partial amounts in proportion to work successfully completed over the five year monitoring period, as the applicant demonstrates performance and corrective measures.


